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1.1

This participant Statement is prepared on behalf of our client Bellway Homes Ltd in response to
Swale Borough Council’s (SBC’s) formal consultation on the ‘Bearing Fruits 2031-The Swale
Borough Local Plan Main Modifications January 2017,’ Matter 4.

1.2

Savills, on behalf of Bellway Homes Ltd, have previously made representations to the Local
Plan, the latest being made to the Main Modifications in August 2016. The representations
were made specifically in connection to the allocation of Land North of Graveney Road,
Faversham as part of Policy AX3 (also referred to as the Former Nova Site). The
representations also comment on Policy A6 which is the site known as ‘Site to the East of
Faversham’.

1.3

A planning application (LPA Ref: 16/508643) was submitted in December 2016 for the site that
is the subject of Policy AX3. The development description is as follows:
Redevelopment to provide 105 residential units (Class C3) in buildings between 2 and 2 ½
storeys in height together with new landscaped open space, car parking and associated
infrastructure works.

1.4

The Draft Policy AX3 is stated below for ease of reference:
Planning permission will be granted for a minimum of 90 dwellings on land at Graveney Road,
as shown on the Proposals Map. Development proposals will:
1. Remove poor quality buildings and achieve a high quality built and landscape design
befitting the prominent position of the site;
2. Provide a shared means of access with land subject to Policy A6;
3. Prepare a transport assessment, having regard to any proposals for the land to the east,
and implement any highway and other transportation improvements arising from the
proposed developments;
4. Improve connectivity for pedestrians, cyclists and public transport to the town centre and
other locations;
5. Assess the noise impacts arising from the nearby railway line;
6. Ensure that, through both on and off site measures, any significant adverse impacts on
European sites through recreational pressure will be mitigated in accordance with Policies
CP7 and DM28, including a financial contribution towards the Strategic Access
Management and Monitoring Strategy;
7. Assess the likely impact upon the Abbey Fields Local Wildlife Site, and if, necessary bring
forward mitigation proposals;
8. Achieve a mix of housing in accordance with Policy CP3, including provision for affordable
housing in accordance with Policy DM8; and
9. Provide infrastructure needs arising from the development, including education and health
provision, and as identified by the Local Plan Implementation and Delivery Schedule.

1.4

Bellway and Faversham Properties welcome the site allocation for a solely residential scheme
on the site AX3. However there are some comments that we would like to raise in relation to
the text within the Draft Policy and sub-text. These relate to the site area, open space
requirements and the provision of an access road. We also enclose a report within Appendix 1
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prepared by Harrisons which provides justification for development of the site at Land East of
Graveney Road for residential use instead of employment uses and in particular the difficulties
created by the provision of a shared access road through the adjoining site that is reserved for
residential uses.
Site Area
1.5

The Main Modification states that “Approximately 4 ha of land is allocated at Graveney Road for
housing. The site lies on the eastern edge of Faversham and comprises land and buildings
previously associated with a garden furniture manufacturer (approx 2.7 ha), together with a
number of existing uses”.

1.6

The Main Modification Proposals Map (Main Modification 324) shows the proposed change to
the boundary of the allocation. The site area is actually 2.95 ha rather than 4 ha.

1.7

We therefore suggest that paragraph 6.5.77 is amended accordingly to state “Approximately
2.95 ha of land is allocated at Graveney Road for housing. The site lies on the eastern edge of
Faversham and comprises land and buildings previously associated with a garden furniture
manufacturer”.
Open space

1.8

The supporting text for Policy AX3 states that “Open space will be required in accordance with
Policy DM17. The amount of open space provided will be sufficient to meet the generated need
for some 1.3 ha. Some 0.2 ha of sport pitch provision will also be required, whilst contributions
to formal play facilities will be needed”.

1.9

The paragraph is suggesting a total area of 1.5ha of open space and sports pitch provision is
required. The total site area is 2.95 hectares (see above) and the inclusion of 1.5 hectares of
open space and sport pitches would represent 51% of the total site area, resulting in less than
half of the site being capable of being developed. This is in stark contrast with the current
situation whereby approximately 90% of the site is covered in either hard standing or built form.

1.10 As part of the pre-application discussion with officers in advance of the submission of the
planning application for Land North of Graveney Road (Policy AX3), it was advised that an
open space provision of 10% would be sufficient. An extract from the pre-application advice
letter is set out below:
I have now heard from our Open Spaces Officer, Graeme Tuff, since our meeting. He originally
welcomed the positioning of open space close to the centre of the site, and he confirmed that
the Council would not wish to adopt the area close the flats at the western end of the site. He
does though wish to see the open space in the centre accord with our 10% of net developable
site area standard for developments of over 20 units.
th
Pre-application response 11 March 2016.
1.11 In light of the above the draft policy requirement for the provision 1.5 hectares of open space
contradicts what has been agreed with officers at the planning application stage.
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1.12 The suggested level of open space would also have significant design implications for the built
form. In order to achieve the minimum number of 90 dwellings across the site required by the
Policy, a development of 69 dwellings per hectare (dph) across the remaining 1.2 hectares of
developable land would be required. This density would in fact only increase above 69 dph
when account is taken of ‘the inclusion of a shared means of access with land subject to Policy
A6’, the site’s irregular shape and constrained northern boundary from the noise associated
with the railway. A density in excess of 70dph is highly unlikely to result in a design that would
be in accordance with the character and context of the surrounding area and unlikely to achieve
a development of a high quality in design terms. Furthermore, the ability to provide ‘a range of
housing types with an emphasis upon family homes in accordance with Policy CP3’ (paragraph
6.5.79) would not be achievable nor deliverable.
1.13 It is therefore suggested that the amount of open space and sports pitch provision is
significantly reduced in order for the development to be effective and make best use of
brownfield land. This would be in accordance with the core planning principles identified in the
National Planning Policy Framework, one of which is to ‘encourage the effective use of land by
reusing land that has been previously developed (brownfield land), provided that it is not of high
environmental value’.
1.14 The reduction in open space is also supported as a result of the approved development south
of Love Lane. Planning permission SW/14/0045 was granted on 17 February 2016 for mixed
use development comprising 196 dwellings. This permission includes a requirement to provide
open space totalling at least 4.5 hectares (which incorporates a cricket pitch and allotments).
Assuming an occupancy rate of 2.3 persons per household, the development would generate a
future population of 451 persons. Applying the open space sports and recreation provision
requirements under Policy DM 17 (7.45 hectares per 1,000 population) would require a total
provision of 3.36 ha for that development.
1.15 The permission is therefore providing an additional 1.15 hectares of open space than is
required to meet Policy DM 17. As the approved open space is to be provided within
approximately 200 metres of the proposed development, it could be easily accessed by future
residents of the Policy AX3 site and therefore there is no need or requirement to provide a
substantial area of open space within the site at land at Graveney Road.
Access Road
1.16 Point 2 of the draft Policy AX3 requires a shared means of access with land subject to Policy
A6. The land subject to Policy A6 is allocated for employment uses and it is questioned how
suitable a road which serves both employment uses and residential will be, as this could
potentially lead to highway safety issues and conflicts between pedestrians and commercial
vehicles.
1.17 Bellway have raised concerns with this requirement as part of their previous representations in
August 2016 and the Council have responded that ‘it does not seem impossible that an
acceptable shared solution could be achieved’, suggesting that the matter could be dealt with at
the planning stage.
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1.18 The site allocation for Policy A6 in our view is unlikely to ever come forward for commercial
development. The site was allocated for employment uses within the adopted Local Plan dated
2008 and the site has never come forward for commercial development. Furthermore, the
history of the site allocation suggests that the site was only considered an extension to the
employment site at Land North of Graveney Road, which previously had an allocation for mixed
use development.
1.19 The Nathanial Lichfield Report into the Swale Employment Land Review (2009) referenced the
site allocated under Policy A6, as “Land East of Faversham” in the report. Page 38 of this
report describes this site as: ‘a natural extension to the existing employment site to the west,
from which it could share access onto the main road’. This was the first time a shared access
was ever alluded to and was carried forward by the Council thereafter.
1.20 This seemed a sensible approach when the Former Nova Site was in employment use and
formed the justification for this access road. However this rationale is not supported or justified
now that the site allocation for Land North of Graveney Road a draft site allocation for
residential and particularly now that there is a planning application being considered by the
Council for residential use. Given the circumstantial changes that have occurred and the new
draft site allocation AX3, there is no longer an opportunity for this ‘natural extension’ of the
employment land to occur. By virtue of this change, this has also removed the justification for
the access road. This point is further discussed under Question 4.2 and Question 4.6.
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1.21 In response to the Inspector’s Matters, Issues and Questions, we would like to respond
specifically to questions 4.2 and 4.6.
QUESTION 4.2: Is each of the new AX allocations deliverable within the Plan period?
1.22 Yes we consider that the site allocated by Policy AX3 is deliverable but we have concerns with
the access road and the neighbouring site allocated under Policy A6. We consider that Policy
A6 should not be allocated for commercial uses and should be allocated for residential use.
The Council has made comments to our previous planning representations and have
suggested that:





There are already employment uses operating adjacent to the site and use classes can be
controlled on the employment allocation at the planning application stage. The size of the sit
is small and will not result in large scale B2 employment uses.
The Councils assessment within the 2010 Employment Land Review found the location to be
extremely well related to the strategic road network.
If the respondent's concerns are accepted, this would require a separate access on a less
than ideal position close to the brow of a hill. There is no indication that Kent Highways would
support this. It would also either place housing in a prominent position within the wider
landscape or require it to be set below the levels of land to the east in such a way as to make
a less than satisfactory living environment for residents which would additionally be next to
existing employment uses.

1.23 Paragraph 22 of the NPPF seeks to avoid the long term protection of sites for employment use
where there is no reasonable prospect of site being used for that purposes. The site was for
employment use within the adopted Local Plan dated 2008 and has never come forward for
development for various reasons. We do not consider this allocation to be deliverable within the
plan period, and that it is therefore unsound, for the following reasons:
Lack of interest for commercial development
1.24 The site at Land North of Graveney Road was subject to an extensive marketing campaign and
this is summarised within the Harrisons report. The Harrisons report concludes that the
extensive marketing of Land North of Graveney Road is also applicable to the Land at
Graveney Road, East of Faversham which demonstrates that there has been a very limited
demand for employment uses at the Graveney Road sites.
1.25 It is considered that there are a number of more suitable and available sites, that are more
attractive for future commercial development in the area. The Harrisons report identifies a
number of employment sites that have come forward as part of both the Love Lane
Development and Perry Court Development proposals which provide employment sites closer
to the strategic road network, the A2 and M2 junctions. More importantly these employment
areas will be fully integrated into these mixed use schemes with combined infrastructure,
appropriate regard to defined areas of housing and employment and they will avoid concerns of
conflict between incompatible uses.
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1.26 Land East of Love Lane, Faversham is located opposite the site and has outline planning
permission for 5,385sqm of commercial units and a 2,000sqm office (innovation centre). In
addition, land at Perry Court, Faversham also has outline planning permission to provide 5
hectares of employment land. Subsequent to this, the Love Lane/Dane John site has come
forward which includes employment sites on greenfield land and more recently on the Perry
Court site. These sites can provide far more integrated uses and facilities in relation to
Faversham Town Centre. Given the supply of commercial and employment floorspace coming
forward in this area, the continued allocation of the site currently the subject of Policy A6 is
therefore not necessary or justified. Potential occupiers are more likely to wish to locate in
purpose built areas located close to existing transport nodes.
Unsuitable location
1.27 It should also be noted that the land subject to Policy A6 is unlikely to come forward for
employment uses given the site’s peripheral location from the strategic highway and
Faversham Town Centre and with a lack of visible frontage. This location also requires the
creation of a separate access which would require commercial vehicles to travel through a
residential site which is also problematic. The Harrisons report concludes that “the location
requiring an access road to serve B1, B2 and B8 uses through the adjoining residential site
would in our experience deter many employment users from this location”. It is considered that
this would be the case, particularly when there are other more suitably located sites with
planning permission for employment uses in the area.
1.28 In order for the site to be delivered successfully within the plan period, point 2 of the policy AX3
should remove reference to an access road to the land subject to policy A6, or, the policy
allocation A6 should be changed to allocate this land for residential development in consistency
with the allocation AX3.
The Council’s own evidence base supports the allocation of A6 for residential:
1.29 In June 2016, as part of their evidence base work, the Council carried out an updated ranked
assessment of reasonable non-allocated site options. Reasonable site options are placed
within eight ‘tiers’ as follows (where Tier A is best performing):





Tier A lists sites that may be unconstrained, and broadly suitable for allocation
Tiers B - F list sites with a landscape constraint
– Where Tier B sites have lowest constraint
Tier G lists sites associated with a significant environmental constraint
Tier H lists sites at a lower tier village (i.e. a village not a Rural Local Service Centre).

1.30 This updated assessment identifies the Former Nova Furniture Site, Graveney Road,
th
Faversham as a Tier A site, and is placed 5 on the list of sites. This is reflected by the draft
Policy New AX3 which allocates this site for residential development .
1.31 The Land North of Graveney Road, East of Faversham is also identified as being Tier A, and is
th
ranked 6 on the list. However this is the subject of Policy A6 and is allocated for up to
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7,000sqm of employment uses (Class B1 or B8). In the context of Bellway’s proposals for Land
North of Graveney Road, under New Policy AX3, we consider the provision of employment
uses on the adjoining site to be inappropriate. To allocate the land allocated under Policy A6
for employment use goes against the findings of the evidence base and the Council’s own
ranking, as well as conflicting with the requirements of paragraph 22 of the NPPF. As such, the
policy is considered unsound on the basis that the policy is not justified nor effective.
1.32 We consider that a residential scheme in keeping with the recognised Tier A ranking of this site
would present a viable and importantly a deliverable development for the site, which should
have been considered in the preparation of the allocation.
1.33 The Nathanial Lichfield Report into the Swale Employment Land Review (2009) referenced the
site allocated under policy A6, as “Land East of Faversham” in the report. Page 38 of this report
describes this site as: ‘a natural extension to the existing employment site to the west, from
which it could share access onto the main road’. This was the first time a shared access was
ever alluded to and was carried forward by the Council thereafter. This seemed a sensible
approach when the Former Nova Site was in operation, but is not appropriate now that the sites
are in different uses, particular now that there is a planning application being considered by the
Council for residential use under Policy New AX3.
1.34 The justification for the access road, was therefore based on the land at A6 being a ‘natural
extension’ to the land north of Graveney Road. As the allocation for this land has now been
changed to residential by virtue of Policy AX3, this justification as an extension no longer exists,
and the allocation should be changed to residential use to be consistent with the neighbouring
site.
1.35 It is also understood that the site that is the subject of Policy A6 previously formed part of a
much wider site known as Land at Abbey Park (extended to the north east of Faversham, town)
which was in the past heavily promoted for mixed use development including 95,000 sqm of
B1-B8 uses. This was rejected in 2010 for environmental, highways and scale reasons. It was
not considered that such a large scale development was appropriate for Faversham. Although
this was dismissed as an option, the parcel of land now referred to as ‘Land to the East of
Faversham’ has remained with an allocation for employment, despite it being in a peripheral
location from Faversham, and despite that allocation ‘MU5 Land at Lady Dane Farm, east of
Love Lane, Faversham’ sits to the south, and is also allocated for mixed use redevelopment
within the emerging local plan.
1.36 On 19 May 2016, a cabinet paper was presented to Members at an Extraordinary Local
Development Framework Panel, in which they were asked to consider the conversion of Policy
A6 from employment to housing. The main issues presented with this conversion was the loss
of employment land, the proximity of the site to an employment site (Former Nova Site) and the
associated access issues. Members voted to retain the site as commercial. Notwithstanding
this decision, it should be noted that policy officers recommended themselves that the site
should be a residential use which we also consider is a logical conclusion.
1.37 Given that draft Policy AX3 now allocates the Former Nova Site for residential development,
(and this is supported by a current planning application), and the finding of Harrison’s marketing
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exercise (and set out in the attached report), it is considered that the option of converting the
allocation from employment to residential should be revisited by the Council.
Landscape impact
1.38 It has been noted that in their response to the previous round of consultation, the Council
expressed concerns with the representations made to the allocation of site A6 by stating “If the
respondent's concerns are accepted, this would require a separate access on a less than ideal
position close to the brow of a hill. There is no indication that Kent Highways would support
this. It would also either place housing in a prominent position within the wider landscape or
require it to be set below the levels of land to the east in such a way as to make a less than
satisfactory living environment for residents which would additionally be next to existing
employment uses”.
1.39 This concern is contradictory considering that under the current allocation, the Council is
prepared to allow a range of B uses including B8 uses which would require buildings with high
eaves height. This type of development would have a much more significant impact on the
surrounding countryside then an access road. In landscape terms, as one approaches
Faversham from the east, it is considered that a well designed housing scheme would be more
sympathetic and appropriate for this site, as opposed to large commercial buildings which
would effectively replicate the buildings that were considered to be an eyesore on the Former
Nova site.
1.40 In summary, we consider that the requirements to provide an access to the site at Land East of
Faversham is undeliverable within the plan period. We also consider that the allocation A6 of
the site East of Faversham for commercial is undeliverable within the plan period for the
reasons set out above.
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QUESTION 4.6: Are proposed modifications to existing allocations justified and necessary to
ensure soundness of the Plan?
1.41 We consider the allocation of Land North of Graveney Road under Policy AX3 to be sound but
that the allocation of the Land East of Faversham under A6 is not, for the reasons set out under
Question 4.4.
1.42 At the national level the Government’s National Planning Policy Framework sets out guidance
on planning. The Framework sets out that a presumption in favour of sustainable development
is at the heart of the NPPF, which is to be seen as the golden thread in both plan making and
decision taking. As such Local Planning Authorities (LPA) should positively seek opportunities
to meet the local development needs of their area.
1.43 The NPPF sets out overarching principles that the planning system ought to play in Paragraph
17. It states that previously developed land should be reused effectively, promotes mixed use
development, encourages multiple benefits from rural land and that every effort should be
made to identify and meet housing needs. Alongside which Paragraph 22 seeks to avoid the
long term protection of sites for employment use where there is no reasonable prospect of site
being used for that purposes.
1.44 In addition, paragraph 182 of the NPPF sets out that Local Planning Authorities (LPA) should
submit a plan which they consider to be sound, namely that is:





Positively prepared;
Justified;
Effective; and
Consistent with national policy.

1.45 In June 2016, as part of their evidence base work, the Council carried out an updated ranked
assessment of reasonable non-allocated site options. Reasonable site options are placed
within eight ‘tiers’ as follows (where Tier A is best performing):





Tier A lists sites that may be unconstrained, and broadly suitable for allocation
Tiers B - F list sites with a landscape constraint
– Where Tier B sites have lowest constraint
Tier G lists sites associated with a significant environmental constraint
Tier H lists sites at a lower tier village (i.e. a village not a Rural Local Service Centre).

1.46 This updated assessment identifies the Former Nova Furniture Site, Graveney Road,
th
Faversham as a Tier A site, and is placed 5 on the list of sites. This is reflected by the draft
Policy New AX3 which allocates this site for residential development .
1.47 The Land North of Graveney Road, East of Faversham is also identified as being a Tier A site,
th
and is ranked 6 on the list. However this is the subject of Policy A6 and is allocated for up to
7,000sqm of employment uses (Class B1 or B8). To allocate the land allocated under Policy A6
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for employment use goes against the findings of the evidence base and the Council’s own
ranking, as well as conflicting with the requirements of paragraph 22 of the NPPF. As such, the
policy is considered unsound on the basis that the policy is not justified nor effective.
1.48 In the context of Bellway’s proposals for Land North of Graveney Road, under New Policy AX3,
we consider the provision of employment uses on the adjoining site to be inappropriate and a
residential scheme in keeping with the recognised Tier A ranking of this site would present a
viable and importantly a deliverable development for the site, which should have been
considered in the preparation of the allocation.
1.49 We consider that the requirement for an access road to be provided to allow access across
land covered by Policy AX3 to proposed allocation A6 is also contrary to thrust of Paragraph 22
of the NPPF. As set out above, the A6 site at present is underutilised and has been vacant
since late 2009. Harrisons Chartered Surveyors prepared a ‘Marketing & Disposal Brief and
Financial Viability Summary for Mixed Use Redevelopment’ for the site’s land owner in
December 2012 which sets out that the redevelopment of the site for employment uses only
would not be viable. The requirement for an access road to be incorporated in the scheme for
AX3 to accommodate commercial access to a site which has no prospect of being brought
forward for its allocated use is not considered to be positively prepared or justified.
1.50 As advised by Harrisons, residential development would be the most appropriate land use here.
A review of the site’s existing and emerging context demonstrates that to the west of the site
there are predominantly residential or associated uses. To ensure that the draft policy is
effective and justified in accordance with paragraph 182 of the NPPF we consider that
allocation should specifically be residential rather than commercial.
1.51 The Nathanial Lichfield Report into the Swale Employment Land Review (2009) referenced the
site allocated under policy A6, as “Land East of Faversham” in the report. Page 38 of this report
describes this site as: ‘a natural extension to the existing employment site to the west, from
which it could share access onto the main road’. This was the first time a shared access was
ever alluded to and was carried forward by the Council thereafter. This seemed a sensible
approach when the Former Nova Site was in operation, but is not appropriate now that the sites
are in different uses, particular now that there is a planning application being considered by the
Council for residential use under Policy New AX3.
1.52 The justification for the access road, was therefore based on the land at A6 being a ‘natural
extension’ to the land north of Graveney Road. As the allocation for this land has now been
changed to residential by virtue of Policy AX3, this justification as an extension no longer exists,
and the allocation should be changed to residential use to be consistent with the neighbouring
site.
1.53 We consider that there has not been a consistent approach to the allocation/land use criteria for
the sites in this area and in light of this we would welcome a review of the land use allocation
for draft Policy A6 to be carried out.
1.54 We consider that there is no legitimate justification for the requirement for the access road from
Land North of Graveney Road to Land East of Faversham and that this is unsound, and the
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requirement for the site East of Faversham to be delivered as commercial does not reflect the
evidence base findings and is also unsound.
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LAND AT GRAVENEY ROAD, EAST OF FAVERSHAM, KENT

1.

2.

INTRODUCTION
1.1

We have prepared this report setting out our opinion in respect of the suitability
and viability of the proposed site uses included within the Swale Borough Local
Plan Main Modifications.

1.2

This report particularly provides justification for development of the site for
residential use instead of employment uses and in particular the difficulties
created by the provision of a shared access road through the adjoining site that
is reserved for residential uses.

1.3

This report has been prepared by Douglas A Rogers FRICS a Director of
Harrisons Chartered Surveyors. Harrisons are a Kent Regional Practice
providing general professional and property consultancy and agency services
to a range of private and public agencies and businesses.

1.4

Harrisons have been actively involved in the local and regional property market
since 1982 within Swale, Medway and Maidstone and therefore continue to
maintain a very strong presence in the area at all levels of commercial and
residential property development and sales and therefore have the necessary
knowledge and expertise to provide the advice and opinions stated.

HISTORICAL CONTEXT
2.1

The site referred to as Land at Graveney Road, East of Faversham is the
residue of the very large Abbey Park Scheme that was included in the Local
Plan 2000 (See Appendix A - Local Plan Map 2000) which was not implemented
and was subsequently removed in the 2008 Local Plan (See Appendix B - Local
Plan Map 2008). The residue of the Abbey Park Scheme between the south
side of the railway and north of Graveney Road was retained for employment
uses in the Local Plan 2008 and is referred to as Land at Graveney Road, East
of Faversham.

2.2

The adjoining site referred to as Land North of Graveney Road i.e the former
Nova Site together with the adjoining Veterinary Surgery and small business
units have been in employment use for many years. The Nova site reverted to
residential and employment uses in the 2008 Local Plan.

PROPERTY & DEVELOPMENT CONSULTANTS ▲ AGENTS ▲ VALUERS ▲ SURVEYORS

Maidstone Office: 5 Kings Row, Armstrong Road, Maidstone, Kent ME15 6AQ Tel: 01622 692144
Harrisons Chartered Surveyors is the trading name of Harrisons Property Surveyors Limited
Registered in England No. 2287769. Regulated by RICS

Response in respect of Swale Borough
Local Plan Main Modifications

January 2017

___________________________________________________________________

3.

2.3

The Nathaniel Lichfield Swale Employment Land Review 2009 highlighted both
sites as employment sites and suggested that as they were both of the same
use they should share an access from Graveney Road. This was the first time
a shared access was proposed based on reasonable compatible assumptions
at the time. This shared access was subsequently included in the Local Plan
proposals in order to minimise junctions on to Graveney Road and for
landscape reasons.

2.4

Whilst a shared access may have some benefits for the same use it is entirely
contrary to the requirements for both residential and employment users’
requirements to mix uses in this situation and there is therefore no logical
reason to maintain this shared access road as a requirement for different land
uses and ownerships.

2.5

As can be seen from the original Abbey Park proposals which were adopted, a
second access was to be provided from Graveney Road for the Abbey Scheme
which was considered acceptable for both highway and landscape purposes.

PLANNING/DEVELOPMENT PROPOSALS
3.1

The site referred to as Land North of Graveney Road is one of the most difficult
sites in Faversham and indeed in Swale to develop. It is entirely a brownfield
site with nearly 100% coverage of buildings and hardstandings. It has been in
various industrial uses certainly since the 1950s and there are various degrees
of contamination and land preparations required in order that the site may be
made suitable for redevelopment.

3.2

The high cost of demolishing the obsolete buildings and preparing this site has
been a major factor and the cause of prolonged delays in bringing the site
forward for redevelopment and it has been recognised by Swale Borough
Council that residential use is the only financially viable use.

3.3

The adjacent employment buildings namely the vets building and the adjoining
small business units are pseudo retail use being kitchen showrooms, beauty
therapy suites and musical instrument sales. Being quite small scale
businesses they are very compatible to adjacent residential uses.

3.4

The Land East of Faversham site should therefore be developed in a similar
compatible manner with the adjoining sites, namely the residential use of the
site Land North of Graveney Road and the small scale adjacent employment
uses. The provision of large scale industrial buildings would not be at all
compatible and entirely out of scale to the adjoining developments on the Land
North of Graveney Road and the proposed residential development that forms
part of the proposed development on the south side of Graveney Road and east
of Love Lane.
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4.

3.5

The development of up to 7,000 sq m. of employment development on the Land
East of Faversham is not a small scheme and would potentially create large
scale industrial buildings which would not be an appropriate use both in visual
and landscape terms for a prominent site in this location.

3.6

As indicated in previous reports for these sites (See Appendix E – Marketing
and Disposal Brief November 2015) financial viability studies were prepared for
a range of land uses and the only viable land uses for this location were found
to be residential and retail uses. In the absence of these uses the sites would
revert to open storage or other very low grade uses that would be unsightly low
value uses which would be very detrimental to this location and would therefore
make no worthwhile contribution to the employment or housing requirements of
Faversham.

3.7

The financial viability for development in this situation has not changed since
the report was completed in November 2015 as whilst there may be some very
modest increase in net values this has been offset by higher development costs.

3.8

The proposed use for 100% housing is in our opinion the only use that will be
able to effectively enable the Land East of Faversham site to be developed and
provide the opportunity for it to make a material contribution to enhancing the
approach to the east side of Faversham and contribute to affordable housing
and associated planning gains.

EXISTING AND ALTERNATIVE USES OF THE SITE
4.1

Extensive consultation has taken place over several years with the Economic
Development Officers for Swale Borough Council both during previous Local
Plan submissions and more recently in respect of land at Graveney Road. As
part of the Local Plan submissions a range of land uses were discussed and
financial appraisals provided that resulted in agreement that the only two land
uses that provided sufficient value to meet the high costs of development were
retail and residential use. The Senior Planning Officer at the time initially
suggested that the site may be suitable for retail use however it was agreed
that due to more extensive planning requirements that residential use was more
suitable for this location.

4.2

The more recent discussions with Economic Development Officers reached the
same conclusions as that reached at the time of the 2008 Local Plan. These
discussions also included an analysis and agreement of the available
employment land that existed within Faversham in order to examine the need
for further employment land allocations in Graveney Road.

4.3

A schedule of available employment sites and their location in Faversham was
prepared. (See Appendix D – Schedule of Faversham Employment Site
Review) The attached schedule was intended to highlight the quantity of
available employment land and its location. It was found that approximately
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30 Ha of land was available excluding several town centre sites that are
currently available for business uses together with new Greenfield sites now
being designated in the current Local Plan. This analysis concluded that the
Employment Land in Graveney Road represented less than 7% of the available
employment land in Faversham. With the addition of new proposed
employment sites the land in Graveney Road will now form a much smaller
percentage of potential employment sites in Faversham.
4.4

Since the Employment Land analysis was concluded further employment sites
have come forward as part of both The Love Lane Development and Perry
Court Development proposals which provide employment sites closer to the
strategic road network, the A2 and M2 junctions. More importantly these
employment areas will be fully integrated into these mixed use schemes with
combined infrastructure, appropriate regard to defined areas of housing and
employment and they will avoid concerns of conflict between incompatible
uses.

4.5

These locations would therefore be much preferred to the Graveney Road
location by potential employers and commercial developers for high quality and
higher value employment uses.

4.6

Following the extensive discussions with Swale’s Economic Development
Officers it was agreed that the land in Graveney Road would be marketed for
employment uses in order to test the demand and viability for such uses in this
location.

4.7

The marketing commenced in 2010 and effectively has continued up to the
present time. The marketing was aimed towards a range of potential occupiers,
developers and investors. There was very limited response for acceptable
employment uses, the only enquiries being for low grade storage, materials
handling i.e. Waste Processing, vehicle storage and breaking and building
materials storage. None of these uses would be suitable for this location or of
sufficient value to either retain the existing buildings or enable the land to be
developed in a financially viable way.

4.8

The location was also considered by several commercial developers and
investors none of which were prepared to purchase the sites due to the low
returns that would be achieved. This is comparable to the situation in most
locations of Swale and surrounding areas in that there has been very limited
development of sites by owner occupiers in recent years other than in the most
suitable locations and there has been virtually no speculative commercial
development in the area for several years. This is likely to be the case for the
foreseeable future particularly as development is now considered less viable
since Brexit.
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5.

4.9

With particular reference to the sites in Graveney Road, the site referred to as
Land to East of Faversham clearly came to fruition as part of the original Abbey
Scheme. Whilst the site was reduced in the Local Plan 2008 to around 2 Ha it
could still provide up to around 7,000 sq.m. of employment floor space for B1,
B2 or B8 uses. This is a significant size and would most certainly create impacts
on adjacent housing in particular in respect of visual and highway usage.

4.10

It is our experience in other locations that employers are nervous at locating on
sites adjacent to housing. We know that Planning Officers are often required to
impose restrictions on hours of operation, external storage and plant, heights
of buildings etc all of which become counterproductive to attracting employment
uses to a location. We are aware of these difficulties in the most recent locations
where both residential and commercial development has occurred for example
in Foundry Close, Oare, Whitstable Road, Faversham and Eurolink 4 and 5
Sittingbourne.

4.11

It is our opinion based on experience in several locations that locating housing
and employment uses, particularly B2 and B8 uses but also many B1 uses,
adjacent to each other without adequate separation and access is not at all
acceptable to both residents and businesses alike.

FINANCIAL VIABILITY OF LAND USES
5.1

A detailed appraisal of various land uses has been carried out and these
appraisals identified those uses that provide positive and negative land values
and therefore indicate which uses are viable in this location.

5.2

The methodology used is the same as that used by Swale Borough Council’s
advisors CBRE. The appraisals assess the residual land value in order to
assess the viability of various land uses. In the case of those uses that provide
a negative value it is very unlikely that any purchaser or developer would
consider redevelopment of the site unless there were particular business
reasons that would enable that occupier to offset that negative cost within their
operational business plan.

5.3

At the present time there is virtually no new development of conventional
business units within North Kent or indeed further afield as it is accepted within
the property industry that the cost of constructing business units even on
greenfield sites is higher than the resultant value of the completed buildings. A
very good example of this is Phase 4 Eurolink at Sittingbourne which comprises
of 9900m2 of business units that were constructed at a cost of £7.75M. Those
units were recently sold on the open market at £6.75M after disposal costs thus
confirming a loss of £1.0M on the development. This development was
undertaken as it was linked to a much larger town centre project and did not
therefore have to financially justify itself in its own right. Most developments
would however need to provide a developer or owner occupier a profit or at
least to break even on the project for it to be undertaken.
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6.

5.4

In the case of the land in Graveney Road the type of development to be
undertaken would therefore need to provide a satisfactory return on the cost of
development in relation to the site as a stand-alone project. Since commencing
marketing of the sites in March 2010 there has been a very limited response in
respect of employment uses. As previously discussed with Swale Officers once
the residential scheme has been established there may be some demand from
associated and compatible employment uses i.e. Nursing Home or similar
pseudo residential/care home uses. This location is not however ideal and there
are other more suitable locations coming forward, particularly as part of the
Love Lane and Perry Court Farm developments that will be more suitable for
the higher value employment uses.

5.5

The economic climate at a national level has improved but commercial property
investment at a local level is still at a relatively low level. Other than residential
development there has been virtually no major employment development
taking place within this location in recent years. This is expected to remain the
same until such times as commercial property values increase to a level where
the value of completed buildings provides sufficient return to developers above
the building cost. This situation remains in contrast to the position in Central
London and other higher value locations where commercial development can
be viable.

5.6

It is very clear from the appraisal of the various land uses as prepared as part
of the November 2015 report that only retail and residential redevelopment are
able to provide a surplus value and therefore at the present time, and almost
certainly for the foreseeable future, only this type of development will provide
sufficient return on the investment to justify development taking place.

CONCLUSION
6.1

Our conclusion from the very extensive marketing of the sites reflects a very
limited response in respect of employment uses. That has now been the case
for the past six or so years despite a very full and sustained marketing
campaign during this period. Whilst this situation may continue for the
foreseeable future it is possible that the creation of a more attractive location
by residential development of part of the site could improve the general amenity
of this location. This may make the site sufficiently attractive to encourage
some employment uses that are more compatible with the residential element
i.e. care/nursing home uses. Other alternative locations have however come
forward which are more attractive and convenient for these types of use and it
is most likely that these forms of employment use will therefore prefer to locate
elsewhere .

6.2

The location of an access road to serve B1, B2 and B8 uses through an
adjoining residential site would in our experience deter many employment
users from this location.
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6.3

It becomes quite clear when considering the type of uses for such a prominent
site at the entrance to Faversham that a policy of encouraging uses which can
be large and noisy land uses is extremely difficult to comprehend. In this
location, we would suggest that the site being on the edge of the town within a
surrounding rural area would be encouraged for softer less intrusive uses and
would enable an attractive approach/gateway to Faversham.

6.4

This conclusion seems to be supported by the response received to date from
the general marketing and from a financial viability perspective as shown
previously within this report that the site requires the higher value uses to
enable any form of development to progress. Without these uses the site is
most likely to remain undeveloped or revert to low grade unattractive and
harmful uses which would be totally incompatible to this important approach to
the east side of Faversham.

6.5

The financial appraisals and the marketing indicate that employment uses are
very unlikely to come forward in the foreseeable future. New greenfield sites
that form part of a larger comprehensive scheme have come forward in the last
year and will provide the opportunity for freehold sites to be made available for
new or expanding companies where the relatively low cost of greenfield sites
is more viable for employment development.

6.6

Our conclusion from both a financial and practical perspective is therefore that
Swale Borough Council should support the development of the site for
residential uses in order to secure an attractive development that is compatible
to its surroundings.
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1

INTRODUCTION

1.1

ln accordance w¡th your instruct¡ons we have prepared this report setting out the
marketing of the property that has taken place since the occupiers ceased trading
from the premises, together with financial appraisals of the various uses that may
be possible for the site as an alternative to the existing and historic uses. This
report has been updated to November 2015 for inclusion in submissions in
respect of the Examination of the Swale Draft Local Plan.

1.2

This report is prepared in support of proposed planning applications for the
redevelopment of the site and to enable Swale Borough Council to assess the
viability of the redevelopment proposals in support of a change of use of the site
from employment to a mixed use redevelopment.

1.3

This report has been prepared by Douglas A Rogers FRICS a Director of
Harrisons Chartered Surveyors. Harrisons are a Kent Regional Practice providing
general professional and property consultancy and agency services to a range of
private and public agencies and businesses. They have a particularly strong
development role advising landowners in relation to long term development and
regeneration proposals in the region.

1.4

Harrisons have been actively involved in the local and regional property market
since 1982 and prior to then, the Partners were based in a City of London firm of
Chartered Surveyors who were actively involved in developments within Swale,
Medway and Maidstone. Harrisons therefore continue to maintain a very strong
presence in the area at all levels of commercial and residential property
development and sales and therefore have the necessary knowledge and
expertise to provide the advice and opinions required.

1.5

Our instruction in respect of the marketing of the property was to secure the sale
of the freehold interest with the benefit of vacant possession either as a single
disposal or multi-disposal. This could be on the basis of its existing use or
alternative forms of employment use either utilising the existing buildings or
adapting or redeveloping part or the whole of those buildings.

1.6

lf it was not possible to secure a disposal to an owner occupier or investor it was
recognised that it would be necessary to dispose of the site on an alternative
basis for the complete redevelopment of the site for a range of employment uses
or on a mixed use basis of residential and employment uses.

1.7

The marketing process was intended to reach as wide a range of potential
purchasers as possible and to ensure that all potential opportunities for different
types of business occupiers were satisfied. The property has therefore been
offered for sale on the basis of its existing use in whole or part or consideration
would be given for a disposal for redevelopment purposes both on an
unconditional basis and on a conditional basis, subject to receipt of planning
permission for an agreed use.
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PROPERTY DESCRIPTION

2.1

The property comprises an area of approximately 6.73 acres (2.72 Ha) and
incorporates the following buildings.
All areas are approximate and are gross internal areas.

a)

A detached bungalow dating from the 1920s.

b)

A warehouse building constructed around 1985 of approximately
9,000 sq.ft. (840 sq.m.)

c)

The main building incorporating, warehousing, showrooms, offices and
ancillary canteen and toilet facilitíes of approximately Ground Floor
First Floor

-

-

52,200 sq.ft. (4,850 sq.m.)
23,000 sq.ft. (2,150 sq.m.)

d)

Foam store of approximately

e)

Single storey storage buildings

-

3,600 sq.ft. (300 sq.m.)

of

approximately -20,400 sq.ft.

(1,900sq.m.)

Ð
g)

Retail area within cold store building

h)

Storage building

Former cold store building

-

-

21,000 sq.ft. (1,950 sq.m.)

- 7,800sq.ft.

(725 sq.ft)

5,700 sq.ft. (525 sq.ft.)

2.2

The detached bungalow is within a separate area to the commercial buildings
and may be occupied as a separate entity. lt has been unoccupied for some time
and would require repair and refurbishment prior to occupation.

2.3

The modern warehouse building is of steel portal framed construction with
insulated wall and roof cladding, electrically operated loading doors and sodium
lighting. ïhere is no heating to this building.

2.4

The main warehouse is principally steelframed construction with glass and metal
cladding to the office frontage and corrugated asbestos to the roof and walls. A
loading bay and additions to the rear of the property are of similar construction to
the modern warehouse. There are loading doors to each end of the building and
loadingdocks to the east end of the building which have been over-clad but could
be re-opened. The warehouse areas have sodium lighting throughout and are
unheated.

2.5

A large part of the property is of two storeys which incorporates production uses
to the ground floor and showrooms and offices to the first floor. These areas are
heated by gas fired air heaters and a range of individual electric heaters.

2.6

The former cold store is of reinforced concrete and steel construction and has a
high level of insulation from its previous use, however it is capable of conventional
storage use and has the benefit of a loading dock to its frontage with a large open
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forecourt. There is sodium lighting throughout and no heating. The retail area is
located under the former cold store, with ground level access from the eastern
side of the building. This area is heated by gas fired ducted warm air.

3.

2.7

The remainder of the buildings between the main building and the cold store are
constructed of lightweight steelframe and brick with asbestos and metal cladding
to the roof and walls and many areas are generally in poor condition and capable
of limited use.

2.8

The store building to the east of the cold store is an agricultural type steel framed
and corrugated metal clad building, with sodium lighting and no heating.

2.9

There is a Southern Water drainage pumping station located between the cold
store and storage building.

2.10

The site is quite densely covered with buildings, the majority of external areas
being concrete paved. There is an area of land to the north east corner of the site
which is unsurfaced.

2.11

The property has a frontage for most of its length to Graveney Road, a public
highway, from which access to the site is directly available via two entrance
points. There is also a vehicular access to the east end of the site through the
adjoining property via a legal right of way.

2.12

Due to the lengthy period that the property has remained vacant, it has suffered
continued and serious attack by vandals and thieves that has necessitated the
removal and disconnection of various services. This has also been a requirement
of the building insurers and has therefore increased the cost of reinstating the
property for worthwhile use.

LOCATION

3.1

The site is located on the eastern edge of Faversham, approximately 2 miles from

the town centre and 1.5 miles from junction 7 of the M2. Faversham

is

approximately 55 miles south-east of London on the Kent coast, being around 9
miles from Canterbury, and 9 miles from Sittingbourne.

3.2

For commercial uses the property benefits from good accessibility by road for the
Channel Ports/ChannelTunnelto the East and the Medway/Sheerness Ports and
M25 to the West.

3.3

The site is well-located for public transport, with a regular bus service

to
Faversham town centre and a main line train station (within 2 miles), with frequent
services to/from London Victoria and Cannon Street and by High Speed service
to London St Pancras, the latter with a journey time of just over one hour.

3.4

The site is in an established commercial location, but being an edge of-town
location is also adjacent to the surrounding rural areas. The property is potentially
available for use as the existing commercial uses, for owner-occupation or
retaining for investment purposes but also has significant redevelopment
potential for residential and/or higher value commercial/retail uses, subject to
planning permission.
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4.

PLANNING/DEVELOPMENT PROPOSALS
4.1

The potential development use outlined in Swale Borough Council's Local Plan
2008 may be briefly summarised as follows:-

a)
b)

60 units with 30o/o
- thirds of the western end of the site

Residential development comprising approximately
affordable housing on no more than two
and

Employment uses which includes business, office and warehouse uses in
accordance with the Faversham Group's requirements.

This summary was applicable at the time of the preparation of the local plan.

5.

4.2

The development proposal in the local plan refers to the development of the
residential being phased and linked to the re-investment in the employment uses
and being personal to the existing owner in order to prevent any decision taken
on this site acting as a precedent elsewhere. A plan showing the development
uses, Harrison Mutch's plan no.854.02 is attached for information. This plan
formed the basis of the local plan representations by the owners.

4.3

Swale Borough Council have prepared a new draft Local Plan which supports the
continuation of a mixed use development on the site generally in accordance with
the Local Plan designation. Agreement has been reached informally that
residential use on 1.8Ha and 0.91 Ha for employment use should be maintained.
The employment use would however need to be taken up by interest from the
open market rather than the site owners business which has now ceased trading.

4.4

The site was therefore offered on the open market on the basis that if potential
occupiers required to redevelop part or whole of the site it would be necessary to
adapt the planning use to reflect the mix between employment and or residential
uses. ln addition to the above uses within the site, prospective purchasers were
also advised that the adjoining employment site of approximately 2.}Ha would be
offered the opportunity for a new access road to be provided through the eastern
end of the site which would provide shared access onto Graveney Road.

EXISTING AND ALTERNATIVE USES OF THE SITE
5.1

With the exception of the modern building at the eastern end of the site, the
majority of the buildings are at least 50 years old and would be difficult to adapt
to modern day standards. The properties have been on the market continuously
since early 2010 and since this report was prepared in December 2012 very little
interest has been shown for employment uses. Most enquiries have been for
limited parts of the property and for relatively short term uses and for low value
storage uses or seasonal storage uses which are not financially viable. Apart from
those uses the majority of businesses would consider the buildings as obsolete.

5.2

One possible alternative use of the buildings would be to completely remove the
existing buildings and clear the site down to the existing concrete slab level and
use the site for open storage. This would most likely cause unsatisfactory visual
issues for this location and would provide very limited employment use. ln this
instance the uses would most likely be used by waste processing, bulk storage,
Site at Graveney Road, Faversham
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ie. cars/coaches, large bulky building materials etc. These uses would generally
be low value uses and would provide a very poor impression to visitors to
Faversham from this side of the town.
5.3

The alternative and most likely outcome to this site and indeed the majority of
sites such as this would be for complete re-development. The site could be
redeveloped for any residential or commercial use that was compatible to its
neighbours, the surrounding areas and the adjacent principle access roads into
Faversham and the adjoining railway line.

5.4

Due however to the high cost of demolition, site preparation and potential
decontamination of the site and the provision of modern services, the only
potential uses that are likely to be implemented are those that have sufficient
resultant value that are financially able to meet those high exceptional costs. This
compares most unfavourably to the development of greenfield sites that have
virtually no cost base and are therefore more suitable for lower value
development uses.
The high value uses that may in certain circumstances be able to meet the high
cost base for this site are therefore as follows:a)
b)

c)

Retail, trade counter or similar uses.
Nursing/care home or other pseudo medical uses.
Residential use including retirement apartments scheme

The lower value uses that are unable to meet the high cost base for this site are
as follows:a)

b)

Hotel, pub/restaurant type uses
Leisure and higher use sports centres

c).
d).
e).
f).

lndustrial and warehouse units.
Small to medium size business units.
Business hub scheme
Office buildings.

5.5

Extensive consultation has taken place with the Economic Development Officers
for Swale Borough Council both at the time of the Local Plan submissions and
more recently since marketing of the property was commenced. As part of the
Local Plan submissions a range of land uses were discussed and financial
appraisals provided that resulted in agreement that the only two land uses that
provided sufficient value to meet the high costs of redevelopment were retail and
residential use. The Senior Planning Officer at the time initially suggested that
the site may be suitable for retail use however it was agreed that due to more
extensive planning requirements then residential use, the mixed use should
comprise of residential and employment uses in the proportions agreed for
inclusion in the Local Plan.

5.6

The more recent discussions with Economic Development Officers reached the
same conclusions as that reached at the time of the 2008 Local Plan and these
discussions also included an analysis and agreement of the available
employment land that currently exists within Faversham. Agreement was also
reached in respect of the most likely employment uses that would be applicable
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for development on this site. A schedule of available employment sites and their
location in Faversham was prepared. (See copy attached)The attached schedule
was intended to highlight the quantity of available employment land and its
location. lt was found that approximately 30 Ha of land was available excluding
several town centre sites that are currently available for business uses together
with new Greenfield sites now being designated in the draft Local Plan. This
analysis concluded that the Graveney Road site represented less than 3% of the
available employment land in Faversham.
5.7

The employment uses agreed with Swale B.C. were generally in accordance with

the uses outlined above as being most able to meet the high cost of
redevelopment of the site.

5.8

6.

Agreement was however reached that the site should be extensively marketed
and made available for the whole range of employment uses including the
existing uses and the range of uses outline above, including disposal of part or
whole of the site.

FINANCIAL VIABILITY OF LAND USES
6.1

A detailed appraisal of various uses has been carried out on the whole site and
for the proposed employment element indentified in the local plan and on the
basis of the current proposal. Copies of the appraisals are included within the
attached appendices. These appraisals identify those uses that provide positive
and negative land values and therefore indicate which uses are able to meet the
high costs of developing the site.

6.2

The methodology used is the same as that used by Swale B.C's advisors CBRE.
The appraisals assess the residual land value in order to assess the viability of
various land uses. ln the case of those uses that provide a negative value it is
very unlikely that any purchaser or developer would consider redevelopment of
the site unless there were particular business reasons that would enable that
occupier to offset that negative cost within their operational business plan.

6.3

At the present time there is virtually no new development of

conventional
business units within North Kent or indeed further afield as it is accepted within
the property industry that the cost of constructing business units even on
greenfield sites is higher than the resultant value of the completed buildings. A
very good example of this is Phase 4 Eurolink at Sittingbourne which comprises
of 9900M2 of business units that were constructed at a cost of E7.751{1. Those
units were recently sold on the open market at f6.75M after disposal costs thus
confirming a loss of €1.0M on the development. This development was
undertaken as it was linked to a much larger town centre project and did not
therefore have to financially justify itself in its own right. Most developments would
however need to provide a developer or owner occupier a profit or at least to
break even on the project for it to be undertaken.

6.4

ln the case of the Graveney Road site the type of development to be undertaken
would therefore need to provide a satisfactory return on the cost of development
in relation to the site as a stand alone project.

6.5

It is very clear from the appraisal of the various land uses that only retail and
residential redevelopment are able to provide a surplus value and therefore at
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the present time and almost certainly for the foreseeable future only this type of
development will provide sufficient return on the investment to justify redevelopment taking place.
A summary of the financial appraisals of the various land uses is as follows:On the proposed residential part of the site of 1.8Ha

a).

b)

c)

d).

e).

Office

buildings

Business Units

Trade counter/
Business Units

Retail units

Residential use

Cost
Sale proceeds

Ê18.55 million
E 9.73 million

Shortfall

€

Cost
Sale proceeds

Ê7.66 million
Ê4.95 million

Shortfall

E2.71million

Cost
Sale proceeds

E7

Shortfall

Ê1.01 million

Cost
Sale proceeds

Ê9.75 million
Ê9.69 million

Shortfall

156,447

Cost
Sale proceeds

813.44 million
î-15.94 million

Surplus

value

8.82 million

î8.79 million

€

.78 million

2.50 million

On the proposed employment part of the site of 0.9Ha

a).

b)

c)

Office

f. 9.37 million
buildings Cost
Sale proceeds Ê 4.86 million

Business Units

Trade counter/
Business Units

Shortfall

[

Cost
Sale proceeds

Ê3.91 million
82.47 million

Shortfall

81.44 million

Cost
Sale proceeds

î.4.48 million
Ê3.89 million

Shortfall

Ê587,000

4.50 million
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Cost
Sale proceeds

Ê5.39 million
f.5.17 million

Shortfall

8220,000

As indicated on the appraisal sheets there are other costs that would also need
to be allowed once information is available ie. s106 costs, thefinal access road
and other highway costs and contingencies for site de-contamination where
necessary.
6.6

We have also prepared a feasibility summary of the required mix of development
in order to justify the inclusion of the residential development as part of a
financially viable re-development scheme.

6.7

The appraisals now carried out have reached the same conclusions as those
carried out in conjunction with Swale B.C. officers at the time of the Local Plan
designation when detailed financial information of different land uses were
considered and a sequential approach to the different land uses was considered.
It was found then and now that only retail and residential uses together with some
other higher value uses, ie. care/nursing homes provide sufficient value to justify
re-development of the site. Retail was suggested at the time of the Local Plan as
it generates employment however this introduces far more rigorous planning
hurdles and even if a demand for this use was established it would without doubt
raise a higher level of concern from existing retailers in Faversham. For this
reason the provision of residential and other higher value uses was favoured.

6.8

At the present time without specific occupiers for any higher value uses it is the
position that the construction of commercial buildings by developers are not viable
however if the employment land is serviced and is offered for sale as freehold
sites for individual prospective occupiers this is most likely the only basis of
employment use being enabled. The most recent example of this is the
development of the Duke of Kent site by an owner occupier. An owner occupier
does not have such a high cost base and profit margin as a developer and is
therefore more likely to develop an individual site even when the cost of
development is higher than the resultant value of buildings.

6.9

The financial appraisals indicate that even higher value uses do not provide a
sufficiently guaranteed profit margin and may even show that only 100% housing
is viable. The previous proposals for a mixed use development now have to be
seriously questioned as to it's viability. Since the report of December 2012 was
prepared further cost analysis has taken place and it has become apparent that
the site clearance and remediation costs are significantly higher than expected
which has now reduced the viability of any employment use being included within
this site. A significant amount of alternative employment land has been brought
fon¡rrard on green field site in Faversham which are financially viable which have
more than compensated any loss of employment use on this site. The condition
to allow an access road to be constructed in to the adjoining employment site has
however been maintained.

6.10

When assessing the viability and justification for residential use, we have made
the same assumptions that are now being adopted by Statutory Authorities when
Site at Graveney Road, Faversham
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assessing 106 and future CIL charges. This requires at least a 40% uplift of value
above the existing use value in order that a scheme can become viable.

7.

6.11

lf this principle is followed then it would be necessary to achieve a net sale value
in the region of Ê2,800,000 i.e. 1.4Xî2,000,000 existing use value. ln the case
of the residential use being proposed on 1.8Ha and the most viable use of
employment land offered for sale on the balance of the site either as existing
being 0.9Ha orthe reduced area of 0.71Ha if the access road was provided to
the Pru site, then the total value achieved would be around Ê2,373,000 up to
Ê2,498,000.

6.12

These sums are estimates of potential sale value and could be lower depending
on the ultimate sale costs and allowances required to effect the sales. No value
or cost has been allowed in respect of the access road to the Pru site which would
only be possible by agreement with the owners of that site.

6.13

The provision of the access road does of course reduce the saleable area of
employment land with a resultant reduction of potential value and at the same
time introduce a much higher cost to the development from the construction of an
access road. lt is therefore essential to ensure that the provision of the access
road is provided in conjunction with an agreement with the adjoining owners to
defray this cost.

6.14

Taking account of the high site preparation costs and service/highway costs, the
provision of residential use on 1.8 Ha does not provide sufficient total value to
meet the criteria of 40o/o uplift of value above the existing use value. To achieve
a financially viable scheme the majority of the site excluding a reserved corridor
for the access road would need to be developed for residential use.

THE MARKETING OF THE SITE

7.1

A detailed marketing and disposal strategy was provided to the owners

in

December 2009 and the marketing of the site commenced in March 2010.
7.2

The initial marketing including the production of a brochure and advertising
material which promoted the site on a freehold basis sale in whole or part of the
site, for owner occupation, investment or for redevelopment. This marketing was
therefore aimed as widely as possible to encourage a response from any potential
interested party. The site was advertised in local press to obtain interest from
local companies or developers, the Estates Gazette and a number of property
web sites including Egi, Nova Loca , Focus together with our own website in order
potential purchasers at a national level.
to reach

7.3

This marketing phase continued from March throughout 2010 including

re-

mailing and advertising to the targeted parties.

7.4 The marketing of the property included the provision of property information
details and new colour brochures ( Copy attached ) which were mailed to the following:-
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Harrisons own mailing list which includes a range of property enquiries
from localand national businesses, individual investors and commercial
developers.
Approximately 800 applicants at any one time.

b).

The London and South East Agents Clearing house mail list which
includes agents, developers and associated property interests.
Approximately 500 firms

c)

Commercial Development Agents Club who are central London based
and specialise in commercial and industrial development sites.
Approximately 1 00 firms

d).

Commercial lnvestment Companies, including national and local
companies who specialise in commercial development sites..

Approximately 1 80 companies

e)

Commercial Development Companies including national
and local companies.
Approximately 200 companies

f)

Top 100 Logistics Companies who may make use of the
large warehouse buildings as existing or adapted for their
own use.

s)

National Waste Management Firms who could adapt the
different buildings for waste management and recycling
USCS.

Approximately 25 companies
h).

Limited selection of National retail companies including foodstores, DIY
stores, general out of town retailers in order to test the general market
for this type of occupier.
Approximately 20 companies

7.5

A review of the response from the marketing on the 26th July 2010 indicated

a

response from a range of approximately 50 commercial and residential interests
which showed that the marketing had been successful in reaching prospective
interested parties, including some ongoing interest from commercial developers.
However it was not possible to progress these interests other than those from
residential developers.
7.6

A review of the response from the ongoing marketing on the 26th October 2010
indicated that from a response of approximately 80 interested parties, around 60
of those had confirmed their rejection of the site and around half of the remaining
Site at Graveney Road, Faversham
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20 were either not responding to our enquiries or were not offering a viable
proposition on the site.
7.7

lnterest for the site continued from residential developers through to early 2011
on the basis of a mixed use scheme and discussions continued with some
interested parties during this period. General marketing continued through to mid
2011 when it was decided to consult with Swale B.C in respect of specific higher
value uses that may be viable as part of a mixed use scheme. At this time the
property brochure was redesigned to target those companies that would form
part of a redevelopment of the site in whole or part. (Revised copy brochure
attached). New advertising was initiated to complement the revised marketing
programme.

7.8

The revised marketing campaign commenced in Augusl201l and included the
targeted marketing to the following :-

a).

National retailers suitable for out of town location excluding those already
represented in the area. This was directed to named individuals.

Approximately 30 No companies including Asda, Morrisons,
Homebase, Boots.

b).

Hotel/Pub Restaurant Groups
Approxi mately 20 No. com pa n ies includ ing Whitbread/Prem ier
lnn, Marstons, Greene King, Shepherd Neame.

c).

Trade Counter occupiers
Approximately 40 No. companies including Autoglas, Brewers
Paints, City Plumbing etc.

d)

Care Home/Nursing Home Groups
Approximately 30 companies

7.9

This phase of the marketing continued through to March 2012including repeating
the targeted mailing to companies together with further Estates Gazette
advertising during February and March. A review of the enquiries received on the
22nd ltlarch 2012 included around 30 enquiries from principally commercial
developers including industrial developers and waste management companies.
It has not been possible to progress any of these enquiries to date with the
exception of ongoing interest from several residential developers.

7.10

To date the response from the marketing has been principally from residential
developers. The site has been rejected for a number of reasons such as obsolete
buildings and expensive to retain by potential owner occupiers. Commercial
developers have indicated that the development of conventional business units
does not meet their minimum financial requirements and this location is not
sufficiently strong for retail development and does not provide sufficient certainty
Site at Graveney Road, Faversham
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for future investment. The site has been proposed to a number of companies that

would be end users such as retailers, leisure and pub/restaurant and hotel
groups and they have either turned down the site or not responded.

7.11

8.

The site continues to be marketed as available for employment uses as buildings
or land or as a development site.

MARKETING CONCLUSION
8.1

Our conclusion in respect of the marketing of the site reflects a very limited and
mediocre response in respect of employment uses. That has now been the case
for the past five years despite a very full and sustained marketing campaign
during this period. We would even reflect that the site has been marketed to
a point where marketing at such a level can become counter productive and have
a negative impact on the site value. Whilst this situation may continue for the
foreseeable future it is possible that the creation of a more attractive location by
residential development of part of the site could improve the general amenity of
this location. This may make the site sufficiently attractive to encourage some
employment uses that are more compatible with the residential element.

8.2

The location of an access road serving 82 and 88 uses on the adjoining site is
however likely to deter higher quality and higher value employment uses from
this location if the current designation continues.

8.3

It becomes quite clear when considering the type of uses for such a prominent
site at the entrance to Faversham that a policy of encouraging uses which can
be large and noisy land uses is extremely difficult to comprehend when in this
location, we would suggest that the site being on the edge of the town within a
surrounding rural area would be encouraged for softer more attractive uses both
for residential and business uses.

8.4

This conclusion seems perfectly obvious from the response received to date from
the general marketing and from a financial viability perspective as shown
previously within this report that the site requires the higher value uses to enable
any form of development to progress. Without these uses the site is most likely
to remain in its obsolete and deteriorating state until it is demolished and or
reverts to an open and equally wasteful and unattractive site.

8.5

Our conclusion from both a financial and practical perspective is therefore that
Swale B.C should support the development of the site for residential uses in order
to secure an attractive development that is compatible to its surroundings and
will avoid a potential eyesore for such a prominent site.

8.6

Swale B.C. have promoted the Pru site of 2Ha as suitable for 81 ,2 and 8 uses
on the basis of an access road serving that site being incorporated within the
proposals for this site. This proposal does create additional difficulties for the
marketing and promotion of this site due to the unknown factors arising from this
policy. The owners of the adjoining site have never acknowledged this proposal
to the site owners and any proposal including the access road on this site would
need to be conditional on the adjoining owners supporting this. Notwithstanding
this, the current proposal incorporates a reseryed route for that road and the road
could be included within a scheme if the adjoining owners were agreeable to its
construction at their cost. Under these circumstances the proposals for the
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residential development of the site would provide a significant enabling role for
the future release of a further 2 Ha of employment land on the adjoining Pru site.
8.7

The financial appraisals and the marketing indicate that the most suitable and
most likely outcome for the redevelopment of the site would be for residential use
acting as an enabler to the adjoining Pru site. New greenfield sites that have
come fonruard in the last year will provide the opportunity for freehold sites to be
made available for new or expanding companies where the relatively low cost of
greenfield sites is more viable for employment development.

8.8

The economic climate at a national level has improved but property investment
at a local level is still at a relatively low level. Other than residential development
there has been virtually no major employment development taking place within
this location in recent years. This is expected to remain the same until such times
as commercial property values increase to a level where the value of completed
buildings provides sufficient return to developers above the building cost. This
situation remains in contrast to the position in Central London and other higher
value locations.

This Report is confidential to the Client for the specific purpose to which it refers. lt is for the
use only to the party to whom it is addressed together with others assisting in respect of that
purpose. No responsibility is accepted to any third party for the whole or any part of its contents.
Neither the whole nor any part of this Report or any reference thereto may be included in any
published document, circular or statement nor published in any way without our prior written
approval of the form and context in which it may appear.
We trust that we have provided you with sufficient information for your present purposes, but if
there are any aspects you wish to discuss or if we can provide you with any further information
at this time, please do not hesitate to contact us again.

Director

HARRISONS
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APPENDIX D
FINANCIAL APPRAISALS OF LAND USES
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FURTHER INFORMATI oN/vtEwtNG

It is the lesponsibility of prospective purchasers ro sarisry
themselves that the intended use of the properry complies
with the relevanr planning permission and building regulations
in force ar the time of transaccion.

occuPatton.

The existing commercial uses are long-esublished but
the property is included wirhin the Local plan for mixed
residential and employment use linked to rhe owner!

author¡ty to make or 8¡ve any representauon or warranry wharsoever rn relarron to rhis property. Brochu.e producedAprrl
2010
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Excellent accessibility by road for che Channel pors/Channel
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for public transporr,with a regular bus service to/from

Approxi mately 55 miles south-east of London, close to the
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